
Planning Commission Retreat

August 24, 2021



agenda

12:30 01 Value of Development (NPCD/Development)

1:00 02 Negotiating community benefits (NPCD/Development)

1:30 03 Tree canopy (Development)

2:00 Break

2:15 04 Plan Implementation (NPCD)

2:45 05 Public Engagement/Equity (NPCD/Development/Equity)

3:15 06 Early look at the fall docket (Development/LUS/Equity)

3:40 Adjourn



Agenda Item 01: Value of Development



01 02 03

• Transit lanes
• School site​
• New parks

Developer 
Improvements

$ 267 M

City

$ 290 M

Potomac 
Yard

•Power Plant
•New parks
•Art & 
Cultural Uses​
•Streetscapes

Developer 
Improvements

$76.4M + in-
kind contribut
ions​

• TIF Analysis
• Roles of City 
and Developer

Old 
Town 

North
Landmark



Land Use Fiscal Impact Ratio

Multifamily 62%

Retail (Restaurant) 89%

Hotel 93%

Office 88%

Fiscal Impact of Development

Net revenue as a percentage of gross revenue. Of each 
dollar of gross revenue, how much remains after costs to 
provide City services?

Multifamily residential generates a net revenue of $.62 for 
every $1 in gross revenue.

Office Use generates a net revenue of $.88 for every $1 
in gross revenue.



Value of Development : Examples



Agenda Item 02: Negotiating Community Benefits



Establishing Neighborhood Priorities - Community Benefits

Balancing Vision + Economic Reality
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Economic Analysis

Truth Testing
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Set Stage for Plan Implementation

Recommendations
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Prioritization and Analysis
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Implementing: City Plans



Organizing: Community Benefits



Agenda Item 03: Tree Canopy



Z.O. Section 7-2200 – Tree 
coverage requirement.

“……For all construction that 
requires a grading plan, trees must 
be planted, or existing trees 
preserved to provide a minimum of 
25% canopy cover over the 
lot. Refer to the City’s Landscape 
Guidelines to determine tree 
crown coverage allowances.”

Site Plan Review + City Standards



EAP Target: By FY 2035, average overall tree 
canopy will be a minimum of 40%.

EAP Short-Term Action: By FY2023, update 
and coordinate the Urban Forestry Master 
Plan, Environmental and Sustainability 
Management System (ESMS), and 
Landscape Guidelines (updated in FY2019) 
to support increased tree preservation, 
expansion, maintenance, native species 
use, and a revised tree canopy coverage 
goal.

Tree Canopy Goals + Plans



Development Case Study : Upland Park



Agenda Item 04: Plan Implementation



Implementation
Managing a Complex Process

01 Large Projects

1. Streets (new and revised)

2. Parks

3. Transit + Metrorail + 
Infrastructure

4. Civic uses ( ex. Schools, 
fire stations)

5. New buildings –
development

6. Affordable housing

02 Small – Medium Projects

7. Business improvement districts

8. Arts uses

9. Streetscape – bike implementation

10.Spot implementation



Annual Implementation Reporting + Tracking

Development 
Funding

City
Vision

City
Funding

Stakeholders

Project 
Construction
Completion

City
Maintenance
Programming

• Short
• Mid term
• Long term

• Internal
• External

Implementation
Managing a Complex Process



Implementation
Managing a Complex Process

01 Large Projects

1. Streets (new and revised)

2. Parks

3. Transit + Metrorail + 
Infrastructure

4. Civic uses ( ex. Schools, 
fire stations)

5. New buildings –
development

6. Affordable housing

02 Small – Medium Projects

7. Business improvement districts

8. Arts uses

9. Streetscape – bike implementation

10.Spot implementation



85% of Plan developed/in review
100% of new public parks in review
75% of Art uses under construction/in review

Under Construction

Art Use

Under Review

Park Under 
Discussion
Streetscape

Park Improvements

Legend

Implementation Case Study
Old Town North



Agenda Item 05: Community Engagement - Equity



Objective

Develop strategies to improve and streamline community engagement

o Use lessons learned during pandemic engagement

o Focus on strategies for equitable engagement and outcomes

Project Scope

Background Research Int/Ext Stakeholder Engagement

Develop Recommendations Feedback

June Aug Sept Oct Nov Dec

Presentations

Updates

Community Engagement Update
July – December 2021

June July Aug Sept Oct Nov Dec



• Pandemic lessons learned – what worked well and what didn't

• Improving equitable outreach, engagement, outcomes

• Efficiencies

• Best practices, Examples from elsewhere

• Development review/construction updates

• Implementation updates

• Departments

Planning Commission Discussion - Potential topics for early feedback



Zoning for Housing



Current Zoning for Housing Prioritization Plan

CURRENT ZONING FOR HOUISNG PRIORITIZATION PLAN

PHASE I – FY 2021 PHASE II – FY 2022 PHASE III – FY 2023

ADUs Examine Feasibility of a Zoning Rewrite Examine Single Family Zones

Cohousing Examine updates to the Multi-family Parking Regulations Examine Single Family Parking

Bonus Height Amendment Examine expansion of Transit Oriented Development Examine Industrial Zones for Residential Use

Accessory Apartments Provisions in Commercial 

Zones
Streamline CDDs Examine residential requirements in commercial zones

Units per Acre Provisions in Mixed Use Zones 
Examine Subdivision Regulations and undertake other 

Practical Updates

Examine possible expansion of By-right development 

under appropriate circumstances

Townhouse Zones Reconciliation Examine expansion of RMF zone

Inclusionary Zoning Examine Open Space Regulations



Agenda Item 06: Early Look at Fall Docket

October 2021 
805 N. Columbus - DSUP
CDD#4 Amendments (IDA & Hilton)

November 2021
Arlandria/Chirilagua SAP
Oakville Block D - DSUP
Oakville Block C Park - DSUP
Oakville Coordinated Sign SUP
Street Name Case - Oakville Triangle
205 Duncan Avenue Townhomes 
Section 9.06 for Seminary Rd AHDC 
project 

December 

Seminary Rd AHDC - MPA & 
DSUP

Landmark Overlook - DSUP

AHDC Glebe/Mt. Vernon - DSUP


